by L. JAY ATKINSON

Long-Term Influences Affecting the Volume of New Housing Units

THIS article, the first part of a siudy
of residential construction, provides
alternative projections of the number
of honsing units to be construcied at
about the end of the decade—nareund
1870. Attenticon 38 focused upon the
nitmber of housing units. The prob-
lemn of the composition of the new units
and their valuation is reservad for o
subseguant report.!

The general technigue usad hare to
estimate new housing -construction in
future years begine with projactions of
households, which are equivilent fo
occepied housing units. To these is
added a projection of vacont units,
By definition, oecupied plus wacani
unitz equal the tota] housing stoek.
Chanpges in the stoek, plus an estimate
of removals, yield projections of the
number of housite tmnits to ba con-
strueted,

The first and longest section is con-
cernad with estimates of the number of
past and future houssholds, and an
snolysis of the influences offecting
bousebold formagion. The discussion
centers around the latest projections of
the Bureau of the Cansus.  An attempt
iz made to disiinguish between the
divect effects of population growth, on
the cne hand, and of those facters which
have caused hovseholds to inorease in
relation to the adult population. 4
review is made of the relevant data from
the Buresu of the Census, following In
broad outlige the Census method of

1. This 1 o £ Potisine Bokd ot lsen undertalmn
sy et of ar Tol Sty o Gzowth in the United

M THE Y ¥
byt e arlfels bt et lwab toebiwed by the ateeriog
mlﬁjtlﬂu}a{m kL Frojot.

|

projecting households.? This involves,
fiet & projection of totel and aduls pep-
ulation and ite marital status, and
pecond, the proportion of adults m
these groups who become lLousehold
heads,  After the deisiled examination
of the two current Clensus projections,
& third—higher—alternative for the
decade of the 1970's iz added.

In the second section the transition
it mnde from the number and type of
households to new residential construc-
tion by making projections of (1)
changes in vacant units, and (2} re-
movel of housing units from Ehe hous-
ing stock.

We are concermed with Jong-term
influsnces which will be operative at
nbout the end of this decade, rather
than with the short-term cyelien] in-
fluences which may sirongly affect any
specific year. Accordingly, the analysis
deals with conditions prevailing over a
period ol years centering on 1970, The
estimate for 1970 represents oh average
of the 5-year periods on either side of
that year.

Some assumpitions and Umitations

Housing construction, like fixed in-
vestment gzemerally, is not only &
doterminant of the level of economic
activity but is else dependent upon it
The housing projections presented hare
are ot based on epecific szaumed levals
of meome and other relevint economic
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varizbles, principally bocause it was
not possible to develop usable relstion-
ships between them and the nvailable
honsing data. The projections assume
high levals of prosperity. In genersl,
the mlternatives are consistent with &
range of economic conditions varying
from a continuation of the historical
avernge rate of growth in totnl output
te o somewhat Iaster growth. Ade-
quats financing [or residential sonefrue-
tion, ne major changes in the relative
prics of housing, and sofficient flexi-
bility in the sonstruction industry to
meet the demand for new honsing units
ave imnplicit in the projections.

The limitations of statistics in the
houging field have been so freguently
noted thai little forther sloboration
seems Necessary here. Since housing
starts are tha uitimate obhjective of this
study it would have been desirable to
dovelop some [unctional relationship
between starts and the many factors
that affest their long-run behavior.
Trata on housing starta Liave not been
directly employed in making tha pro-
jections, however, becauze of uncer-
tainties attached to their level and
movement from tha end of World War
H to 1859, when the new Census serias
was initiated. Even the date on house-
Eolds show certzin inconsistencies {os
indicated in teble 1, lor instance),
depending on whether the Census of
Housing or the Current Population
Survey s used. General avidence ol
undereoumernbicn in verying degrees
aad of the iofluence of changes in
definition could seldom be incorporated
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into the analysis for lack of appropriate
detail ; moreover, most of the historical
deta vsed here are subjest to sampling
ErTOLS,

Summary of principal findings

The summary ealculations of pro-
jected new housing units are presented
in table 1. Thres sets of projections
are given embodying the three house-
hold prejeciions considered—the two
Cansus saries and the higher altarnative,
For each household projection thersis a
corresponding projection of vecancies
and loeses. For any given set the sum
of tha thres enmponents pives an esti-
mate of units to be provided through
new cohstruciion. Data are shown for
the period 1865-75. The projection for
1970 iz shown as the sverage for this
10-vear period.

1. Under varying assumpfions con-
sistent with continued high levals of
prosperity, the number of new housing
itz projected for the end of this
decade ranges from sz 1.66 million
annpa] rate to an intermediate estimpbe
of 1.85 million and a high of 2.12

Table 1.—Mew Hovsing Unita: Svmmary of
Components, Aotual and Frojecied
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million annual rate. The leiter figure
is comsistent with a rate of economic
growth fastar than the historical aver-
age. These projections may be com-
pared with an anmusl average of 1.4
millicn total housing starts for the
peviod 1860 to dage.?

2. According to the intermediate
projection of 1.85 million unite per
year, 1.14 million unita are estimated for
net bousehold formation, 560,000 Lo
replace units removed froma the in-
ventery, and 160,000 to provide for a
rise in wvacancies, including sensonal
{vacation) homes.

3. Household growth i5 expected to
contribitte from a Jittle over 1 million
to approxamately 1% million new wnits,
depending on the pagticular projection
uszed.

4. Housshold growth may be parti-
tiored imic (n) population effect, re-
sulting from ah increase in the numbear
of adults in the various age-groups,
and (b) other effacts, such as changes in
warriage rates and ehanges in the
tendency of adults in the wvarious sge-
groups te maintsin hovssholds.

The populaticn effect has besn
smaller in the yeers since 1950 than in
the 1940°s, It will pick op after 1865
and becoma strong by 1970, reflecting
the upsuree in births starting in World

th

‘War II. The number of adults 21
wears and over increased 11 millisn in
the decade 1950-80, bui is expacted
o increase 20 million from 1965 to 1975,

Effects other than population, which
are related in larpe measure to economic
conditions, have besn especislly im-
poriont in the past two decades; they
anccounted for about one-third of the
household growth betwesn 1950 and
1960. Simmee the population effeets for
considarable peried in the fuature are
larzely determined by the present age
distributicn of the population, the
principel differences between the houvse-
hold projections wre abtiributable to
nonpopulation influences,

5. Provision for wacent units will
result in a small inereasa in housing
constructlon in the 1965-7% decade,
reflecting m part the increase in
rocation homes,

6. Removwals of umbs from the
housing inventory (the replacement
market) sre projected from daia in the
1%50-60 decads. During the years
1050-56, the rate (oo 2 decade basis)
weas 5.2 pereent. It rose to 8] percent
for 105759, shd is assrmed to sohtinue
st fhiz rate in tha 10603 and 1970°.
Domand frowmn chis source constitutes a
significant part—roughly 30 perceni—
of projacted new housing estimates.

Part I.—Pnpu]itinn Growth and Number of Houscholds

WHAT are the main long-run influ.
ences that goverm the number of
household=? An obvious factor would
appear to be populetion, more specifi-
cally, the number of ndults, =ince
muriage and household formaiion
ocour in early adult Mfe, Tncome
would seem to be snother influence
since inadequabte income may delay
the decision of younger persons to
mury and establish households, snd

% Tim rmu anllkn l.h i | clu:la EFiem
brndlors. o ure clymmifed hws;ni 1 Bun unlt:m
mhhnmi[hbnrhuudutm.ﬂl}mrrmrlntm e 1950-60,

of older people—morried and wid-
owed—to mointain o seperate house-
hold. Imcome alse strongly affects
the gquality of housing demanded, but
the quality of kousing is not considered
in this axficle. Moderate changes in
the price of housing {including remt)
and the arailabiliby and cost of eredit
probably exert relotively little effect
on household formation, though, us
with income, they may he relevant to
the replocement market and they seem
clearly pertinent to the kiod of ]musmg
accommodations demonded.,
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Investigators who have attempled
a syst-amuirm aﬂ[l.b".s of lomg-term
chapges in the nomber of houssholds
hava found that populstion change,
- taking into account the age and mex
distribution, sxplained slmost all of

the changa in househsld formuation for.

the period 1890 to 19474

The estimated number of houssholds,
measured at intervals of o decadas, has
shown continueus growth, even over
& relativaly dapressed period Iike the
1930°s. The data shown in the texs
table below, which give net ehanges in
the number of hovseholds in the first
gix decades of thiz cantury, sngpest that
even the Great Depression had the
effect merely of slowing down household
formuotion,

{ Al )
O0=100s e m me, - i
1 Y]
T Eé
1040 Ai
IRHD-5_.. triaeeemrrrrsvrommrreamma—. g4
T 1

Total population—paest ard futnre
growth
Yo start, then, with & consideration
of changes in the adult population, but
by woy of background first teke up
changes in the total popuiation. The
4. Ben, Shormnn Maks) “Fletontine i1 Resdentbd Core

struction B i dmerfeet Deomemde Revdew Jona, IED
np. 35683 md cltotions,

Litile Difference Projectad in Growlth Rate of
Tetol and Adult Populartian in the 1940
and 1970

Milkono Parsoms {rodio scale)

300
f’fﬂ
pil I A
Tetal Papuiation P
-
w0 | o’ _
& : ‘P“F :
o Popdeiion 2t paurs
& - o and .
T -
w b i
L 1 1 1 1 1 L 1

06 0 W0 30 40 % & M Hd

115, Pepardmit uf Comemrte, Offfcn of Business Ecintoimiey

SUBVEY OF CURRENT BUSINESS

peat paftern of total population growth,
llustrated in the first chart, 19 & familiar
one: Growth was high in the initial two
decades of the present contury, ik

glackenad in the late 1920's and fall off

‘more markedly in the early 1950%.

Then followsd & small rize in the Inte
1030°s, & sharp pickup during the war,
and a high rate of advance since then
that hgs only sdged off a hit in tha
past few yenrs. During the decades
of the 1940%s and the 1950%, the rapid
growth in the population wis rether
elesdy, at an averape annusl rate of
1.6 percent. Thizs resulied in an in-
erense in the total population from
132 million in 1940 to 181 million in
1964, & rizse of 37 percent.

The BPorean of the Cemsus hrs mada
several projeciions of the population
increase in the next two decades.
The alternetiva projections differ pri-
marily becanse of assumed diffsrences
in the birth rate, but thera differences
are 0ot of imprriaopce for household
projections over the next decade or so.
References to total popufation in this
Teport ate based on Series ITL*

Between 1360 and 1980 the total
population 15 projected fo grow from
181 million to 246 million, an increase
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TOTAL AND ADULT POPRULATION

$hurp Drop in Population Growih 1930-40
Eollowed by Morked Pickup

Norember 1563

of 36 percent, Within this 20-year
span, the projected abaolute ancrenses

for each of the two decades are 28

million and 37 million as speinst 19
million (194050} and 30 pullion {1550
a0},

-Adult populetion

For the purpose of this stedy, the
growth in adwit population is of special
intereat. Tha number of housing units
required iz more diractly related to the
number of sdults to be housad, and is
oot liksly to be much affected by
variations in the number of children,
For the problem at hand—a 1970
estimate—this has the practienl ad-
vantags of avoiding a projection of the
birth rate.

In the early part of this contury,
the relative growth rate of the adult
population exceaded that aof the total
population, largely because hoth rates
were showing historical downirends,
and adulté rate chonges tend to lag the
total by two decades, The difference
hetween the two rates of growth was
accentusted in the 1930's when total
population prowth dropped consider-
ably wheresz adult population growth
was not immediately affected. The
subsequent retardation in the adulé
growth rate occurred heiween 1950
and 1960, when it was appreciably

Adult Population Growing by 1i/2 Parcent
Annvally in Thiy Decade, Afer Lull In 19502 7
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lswer in relation to total population
thnn in the preceding decadss of this
century.

For the period of a desade er =o
hense the rumbsr of adulte can be
projected with considerable accuracy,
since those who will become adults
during this intervai are already born,
and mortality rates can be prajected
with little uncertainky. Accordingly,
only a single projection of thiz age
gionp hag heen made by the Census
up te 19530, and it is shewn in chars 1.
Ti mey ba noted thai- the adolt poprla-
tion m 1970 iIs equivalens to (1) the
current population excluding children
helow teen-ages; minus (2} deaths in
tha years ahead ; plus (3) net iminigra-
tion from abroad. For 1980 the adult
population can nls¢ be accuratelr esti-
inated st present. The projected adult
population is not dependent te any
important extent on what happsns to
income or other economic vorinbles in
the next several yenrs, Since popula-
, tion not in households is velativaly small
and has o steble pattern, this ele-
meant does not contain any eppreciable
uncertainiy that requires specific
attention.

“The strong increase in the adult
population which impends—and is now
just heginning—reflstis the increased
birth rate that-began ahout World Way
Il nod has toptinued until recently.
Viewed ageinst the expemence of the
1850's, when the number of adults {21
yoars and over) ross by only 11 million,
tha projectad pickup in tha pariod ahaad
appears guite strilking. From 1960 to
1970, the adult population is expected to
rise by o record 15 million, and from
1970 to 1980 by ancther 224 million,
Theas are indeed large changes, which
provide & favorable basis for househeld

growth in the next decads or two.
Eecant and prespective changes in the
edult population by age brackeis are
brought gut in table 2.

Hovsehold growth and adult

11

equal to the namber of oorupied housing
units # Kach honeehold ocontains »
primary family or a primary individaal;

‘some farmnily househalds may eontain

more than a single family. The addi-
tional family within a houschold is
desipnated a “seeondory family” if its
members are unrelated ta the primary

group, or o “subfamily” if related. A

primary individual household is one
with a single person (e.z., a widow, &
divorced person) or with two or more
unrelated persons. An unrelated in-
dividual whe is not the head of o house-
hold is termed a “secondary individeal
The number and type of houssholds in
the United States in March 1963 wers
as follows:

; Eusehoits et
population Tatsl o 85,2
A few remarks pertaining to defini- Fieerfumdie . -8
tions, and some examples, will facilitate  Hisbmdwife.. .. B
the succeeding discussion. The Clensna e 7
Buresu defines a houssheld as the per- Flmert e oo e 8.4
son or group of persons who occupy a %?gila e —————— %g
house, apartment, or other space that
constitutes o housing unit, By defini- nﬁ&““;m ‘L‘m‘&”?@“ﬂ“ﬁi‘wﬂ m“?&'r"i:’éi‘ﬁi
tion, the number of houssholds is thus SIECc whih nd oot been & 2 dwelling dails
RELATION BETWEEN NUMBER OF HOUSEHOLDS AND
ADULT POPULATION
Since 1940 Housshold:s Have Grewn Modh Foctar Thar Adudl Papulntion
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Up o 1940, at legst, the relationship
batween the number of honseholds and
the tota]l mumber of edults suggested
thie: (n the aversge, for every 10 mil-

linn increass in adult population, the

nureber of honseholds ineressed by some
4% million, Singa then, however, the
growih in households haz heen suhstan-
tially greater than indicated by the pre-
World War II relationehip with adult
population: Accompanying = 25-million
rise in adult population from 1240 to
1960 there was an 18-million increase
in households {(ses chart on page 11).
Very briefly, changes in the household-
aduit population relationship have ra-
Hacied two developments. For the
decade 1940-50, there was a sharp in-
ctense in the proportion of adults who
maxried, and for the 1850-60 period, a
marked rise io nonfamily households.
Bacause hoibh ere important and have
emerged at different times, fhey are
freated separately in some detail,

Marital Status

From 1000 to 1940 there wes little
long-term change in the proportion of
total males or females who were mar-
ried, if allowanee is mode for chanpes in
age distribution. . The prineipal change

gmee 1040 has been an increase in the _

proportion married for young adults, as
ean be seen in the chart on this page
which shows the pereent of males “mar-
ried, spouse present” for each age group.

The first impeession of this picture is
the unusnally lerge increase that oc-
curred from 1940 to 1930 f{or the
younger aga groups. FDor the entire
adult mals population, the pereent mar-
ried Tose from 80 to 653 befwesn 1940
and 1950, and the proportion single de-
cliped from 38 parcent to 29 percent
daring the same period.’

As can be seen, these wre very large
shifta in marital status. Since house-
holds are established in most instances
within & few monthe after inarriage, the
large advance in the proportion of the
adult population mmried during this
decada was occompapied by an un-
usually lorge increass in hushand-wife
housebolds., The rise was 7.4 million,
a3 compared with 8.1 million in the pre-
ceding decade, despite the fact that the

T widownd and divoresd Raties ara
mfﬂﬂ?m #ge beexl on the 184 d:.m-lbnt:lun a8
agdard. ij“n of the Conmel, Oortent Poguls-
T Faprrts, P—m [ N8
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incrogse in tha adult population was
only & little larger in the 1040's than in
the 1930's.

It ie important to note that the larger
increase in honsebolde n the 1940
than in the preceding decede was not
attributabla to any siemificant “un-
doubling.” ‘While there was econsid-
erable doubling and vodoubling within
the decades, the total of 2 millien hus-
bhand-wife families dovbled vp in 1950
was-about the sume as in 1940,

By way of contrast, during the 19507
tha marital status of the populasion
showed little further change, Except
for persons 65 and over, the proportion
married nmoepg most age groups
changed wvery dightly from 1850 to
1960. The small change thobk is evi-
dent was in the same direction as in
the preceding decade,

Census profections of maritol stains

The two projections of households
utilized in this report, designated as

MARITAL STATUS OF ARULY MALES
o Subymondial Increoss in Frapgorhon Mamied jn
Young Ape Greupt Since 1940
= Furthar Rize In Rotic Projacied 1o 1975
Married melvs with speuss present o5 o 5 of
all malas by oge groyps
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“A¥ and BY, are the latest series pre-
pared by the Bureauw of the Census and
iesued in April of this year, They are
revisions of the two higher series of the
four projactions which had been made
in 1958% The househeld projactions
are based wpon and ambody & consider-
able amount of detsiled informution
pertaining to projections of tha popula-
tion, of mazrital status, and of the pro-
portion of married and singls persons
who become household hesds.

For both the Census projections &
substantial increase in the proportion
of the population married = assumed
for the younger sge groups. Thus, for
the *“'A* or higher Census proiection,
the proportion of males age 20-24 who
are “married, with spouse pressnt”
rises from 43 percent in 1960 to 48 per-
cent in 1275 For ihe 20- to 29-year
old males tha corresponding figures are
74 percent and 74 percent: small in-
crenses are projected for age groups
30-64, The chansas in mariteld status
are nearly as large for the B* assump-
tiorz. The influence of the change in
marital status upon the ouinber of
projected housebclds is indicated by
sume compuistions derived from the
Bureau of the Consus projections, Ac-
cording to the A’ series projection,
for exmmple, about 3 million hushand-
wife households in 2975 and 4 oullion
in 1880 are attributabla bo the incressed
proportion merried in each sge-sex
group as compared with 19680,

In proparing the projectione of the
pereent married in each age group after —
1960 the Census Bureau made use of
trends jo this proportion from ap-
procimately 194951 to 195658, Thus
the unnenally sharp rise feow 1940 to
1980 for the awe proups under ame 35
did not enter into tha projections ol-
though o smnller incresse—irom 1960
1o 1857—is embodied in them.

Although most mea get married, low
income acts 85 o deterrent o marriage.
This ig sugyested by a special Burean of
the Census breskdown of the income
and marital status of men aged 35 to
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64, with nge and education held con-
stant.

Parennt of men
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Riging incomes and the exictence of &
large volume of accumulated aavings
were probably important factors in the
incredse in the married proportion of
vary young aduolt meles from 1940 1o
1950. The 1950 figura may bave been
somewhat hizh becsuse of spacial in-
fluences associnted with the demobiliza-
tion and the very early postwar period;
the number of merringes wos unusually
large in 194547, Thi could help
explain the smaller maease in the
married proporiion from 1850 to 1960
but in any case some retardation in the
rapid rise in the preceding decade was
to be expected. Since income effects
have been important iu causing this
ratic to rise in the postwar period—
mainly becavss of the ready availability
of 10b opporiunitiss for both bushand
and wife—ihe projected rise in the ratic
through the 1060’s and 1970's appears

rensonakble,

Census projections of family
hovseholds

Given the number of marred per-
sons, by age and sex, the Census pro-
cadure then involved an estimate of the
moportion in each group that would

"hecome household heads, Very briefly
the method mede vse of changes in the
ratio of household heads to the number
of marnied persons from E350 to 1056—
58. In &)l cmsas decressing rates of
changes were introduced after 1968,

“ although for family households the
projected slowdown bad only a small
effect,

Despite the tapering off in the rates
of incresse in several slements of the
projections, the larger clusses reaching
acidthood result In progressively larger
inerements by 5-yesr intervals for both
ths "A” and "B series projections.
The higher husband-wife series yasids
5 700,000 per annwn sdvanse from 1980
to 1970, and = 920,000 per anmwm

*increase over the sucoceeding decade.
These chanpes may be compared with

SURVEY OF CURRENT BUSIKESS

13

Households of Primary
Individuals

To view recent housebold formation

actual annual inereages of 750,000 in
the 1940°s and 520,000 in the 1950°s.
{Jes table 3, which alse provides esti-
mates of housebolds other than thosa
of husband and wife.) solely in terma of hushangd-wife hoose-
Table 3 —Number of HW: and Anmual Change, mpﬂ of Househalds Actual

and Census Irojections, 1
{7 ]
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bolds will not suffice for yecent ULS,
experience. Indeed. from 1850 to 1860
non-hushand-wife households increased
* by nearly 4 million, almost matching
the § million advance in the husband-
wile i¥pe. Ip¢reases in the latter hod
dominated earlisr household srowih,
accounting for scme thres-fourllis of
the total gain from 1900 4o 19560,
Among the noen-husband-wife units,
primary individual households were
most important in the 1050-60 risa:
They mcressed by sorne 3 million, or
more than &0Q.percent, niter a slower
earlier growth.? Much of the uncer-
tainty- concerning the projection of
total heuseholds lies in the guestion
ol what will happen to primary indi-
widuai hotseholds—whether the rise
in the pasé several years hes boen &
temporsry phenomenon or an emerping

new trend. Some inaight into this
problem may be obtained from sn exom-~

imation of tha data available on the
prineipal chorneteristics of sueh house-
hold formation.

- Table 4 provides & zpecinl tabnlation
by the Censuz Bureau of ¢hanges in
houzeholds, by age and type, from 1950
to 1961. The sharp prowth in primary
individual houvecholds, it & clear, mx-
tended to both female and maie heads.
Feroale bhonsahodd beads, which had
inereased 04 percent from 194G bo 1950,
rose even moTe rapidly after 1950
from 3 million to 5.3 million during
this 11-vear pericd.

Femuale primery individuoels

The next to last colemn in tnble 4
shows for 1961 the number of house-
holds in each eatepory that would have
been in exiztence if, within each age-szex
group, the percentage of personz who
were hends of households bad mot
chrmged after 1950, TUnder such an
assumption, female primary individuals
would have inerensed in number by
Some R00,000. TIn fact, tha actual

incrense waoa 2.2 million. Thus, only

una-thlrd of the 1950-61 incresse was
wttributable to growth in the number
of women in the woricus age groups:

A iy iddvidwn? heosbotde e compoeed of I-¢
hﬂiﬁdl:-ak, ar tea o man Iudﬁﬂﬂsunﬂti;ul%m
hled optin, or m . 1
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11 it
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two-thirds was due to an incressed
tendency in each age group to maintsin
households.

An examination of the dats [or the
entire famala population {aged 14 and
over) by marital status shows that
among widows, single persons, divorcées
as well a5 morried women with spouss
absent there was o general incrense in
tha fendengy to maintain eeparate
hoyseholds from 1950 to 1951 (ses tahla
5}, Widows accounted for by far the
greatest part of the increase in [emale
prunary individeal heuseholds.

The incressed tendency of women to
maintain households which are not
shared by relatives appears to be due
chielly to the general advance in income
and wssset-holdinga of both the ndi-

“viduals and their relatives. The risein

older-wromen households iz of particulsr
interest in view of thair reintive Im-
portance. Incomes for those over G5
huve been increased by retirement in-
come from social security and other
- pension  and annuity plops,  Cross-
sectionsl data from the 1980 Clens
point to & strong income effoot on
separats houssheld mainéenance.

The text tabla below classifies non-
amarried perscns aged 85 and over ac-
cording to their living errangements
and 1589 income, Among women with
incomes below 51,000 zoma 30 percent

lived alone or with nonrelatives, whila
61 percent lived with relatives. For
incomes $3,000 and shove, however, the
ratiog were about reversad.

W amen Mon
Living arrangramonts
Laz | 300 | Lawn | 4,000
than w | tem ]| W
L0 | Mogrn | #1000 | Moy
[EAEAE AR
o 1 1o Bl plii L1
Living nHth pelaklves, . .. L] i & =
Liwitp alons or vwith pps-
T P | B w® " 3

Hore.—From Lo A. Epataby " Livieg Arrangeroonis &
mﬂm .é.md. 158" Bgchl Sml.rh.r%uumf:mpum-

Maie primary individuaels

Prior to 1950, male primary indi-
viduals had remained & ralatively stalle
proportion of total households, but
Mom 19560 to 1961 their aumber reae
from 1.7 million to 2.7 million. If the
ratio of houschold heads ic population
had been the same in 1961 as in 1950

U Movambar 10483

for sach age gronp smong adult meles,
the rise iIn the number of households
would hove been only 400,000,

Io controst to females, the trend
toward increasad maintansnce of house-
holds by  primary males was most
prooomaeed in the younger age groups.
As in the case of the women, each of
the principal magital groups of primary
males showad & trend toward mainte-
nance of o separate housebold from
I850 bt 1981, (See toble 5.}

Census projections of primary
individuals

The Census projection of primay
individual households makes use of the
ehanges in the ratic of household heads
to population by age snd sex, from
1949-51 to 1956-68; however, for male
primary individusls, the change irem
195G to 19680-82 was used, Io sl
unses changes woere tapered off aiter
19465,

The Census projection Gf primary
mdividoal hetseholds shows the recent
uptrand continuing strongly through
1945 for the *‘A'’ saries and somewhat

Table 5.==Heada Insdivideal
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less vigorously for the “B' series (see
chart below and table 3), After 1965, the
absolute ndvance for hoth series tapers
off, and is again less marked after 1970.

Total Hougehold Projections

EBecause tha separate detailed pro-

jections reviewed above may be subject

ACTUAL AND PROJECTED HOUSEHOLDS
BY TYFE OF HOUSEHOLD
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to greater errov than the overall toials
and because there in shifting batween
the two types, the followingz discussion
will procesd oo & more agsregative
hasis.

The projectad tota] number of house-
bolds for the “A* and “B” series based

ipon the methodology reviawed whbove

iz given In the text table that follows,
together with oo elisrneie seriea (to ba
discuseed later) for the L$70's:

Humbwr of howsetuytans {milponsk

1060 | lod0 | 1966 | 199G | 1973 | 1060
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After & 9 million incresse in households
from 1350 to 1940, the ""A" series proj-
ects an 11.3 million rize for the 1960'z
and 12.6 million for the 1970s. The
corresponding “B” projestions are 9.4
and 11.6 million.

As has been previously observed, one
of the distingtive developments of the
past 20 years hes been the rise in the
ratin of houssholds to adulé population,
Prior to 1940, there was an upward
trend iIn this ratio but it was quite
wesk, and reflected muainly choanges in
age distribution. During the past two
decades, howaver, it has been quite
gensrpl, pecurring in all age groups of
tha. adwlt populstion and especially

among the younger adults, as may be

seen in the chart to the right.
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.Fncﬁnrs in household incregses

If each ape group of adults had had
the sane proportion of housekold heads
in 1960 a= in 1950, the totel number of
households would bave inareased oh tha
averige by 620,000 per voar. The ac-
tual increase was 910,000.  Tha 620,000
increase iz referred to hera as a8 popule-
tion effect. What is the importance of
populadion and nonpepulation aﬂ'm:t&
for the projected panuds':"

In the “A" series, a8 mey be scen in
table &, 67C,000, or a little over 60
percent of the average annual 1980-70
advance, is attributable to incrensed
adult population and the rest to thé
incrensed ratic of household hesds to
adult population, For the 1970's nine-
tenths of the incresse is atiributabla to
population effact. :

When the 1060-7¢ peried is bruken
down into Ewo 5-year periods, it appesrs
that for the” “A™ serles 2 somewhsit

HEADS OF HOUSEHCHDS AS £ OF 7

POPULATION 1IN EACH AGE GROLR
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larger absolute rise in total houssholds
is indicated for 1060-65 than for i965-
70, ¢ven though there iz a strong up-
. gurge in the adult population after 1965,

Indeed, the household rise from tha
population effect shows & sharp pickup
over the two §-pear time periods. The
projested dip in totel household forma-
tion i 1965-T) comes about from tha
assumed slowing dewn aftar 1965 in
the Tise of the household-adult popula-
tion ratie. It may be noted that after
1970 annual increases in honseholds are
larger than in the preceding perind, as
incresses frora population effect more
than offset the influenca of $he assumed
tapering off in the ratio of housshold
heads to adult population.

Arn alternate projection

(learly there is an upper limjt to the
ratio of household heads to adult popu-
lation: For a variety of reasons many
persone ¢annot or do not wish to main-
tain their own homes aven though their
economic situnation might permit them
to do so. Moreover, it is obvious that
the great majority of housshelds are of
the Eype that will not be further sub.-
divided. These circumstances will act
as eonstraints on the rise in the houvse-
hold-head-adult ratio. The basic issus
iz one of timing.

Table 7. ~~Ratio of Househalds to Adult Pop-
ulation: Actool 190060 and Projections
196560
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It seeimed appropriats to add to the
two Cenzns projections a higher alterna-
tive, based on the assumption that the
trend toward more households per
adult will not taper off sp much as that

SURVEY OF CURRENT BUSINESS

ghown in the “A" series nlter 1965,
and will coniinwe to be important for
another decude beyond 10650 Ewen
with no ehange in the historical sverage

- Tade of growth in income and output,

givan the stromg income effect oo
separate houwsehold maintenance by
older persocns, the possibilites of in-
come axpanzion through Bocial Security
and othar pension plans appear larps
encugh &4 warrant a continuation of
the trend iloward separate living by
older persons. Spedal housing pro-
grame for the eldedy may aceentuate
such & trend. If the rate of sconomie
growth should saccalerate, the estab-

Novoamber 1832

Lishment of househalds by younger
adalis will be oo additional factor
supporting inoreased bousehold forme-
tion. The higher alternative would
geem to be more reazonable wader condi-
tions of accelerated aconemic growth.

As shown in the preceding iext
table, the alternate housshold series
projection 1z 1 million higher than the
“A" geries in 1970 rnd 2 million higher
in 1978, This higher series shows some
pickup in the pereentage rats of house-
hold prowth relative to adult popula-
tion in the 1970°s. Historical and pro-
jected stmmary ratios may be found in
tabla 7,

Part I1—From Heusehold Prejections to New Housing Units

PART IO of this study provides pro-
jections of (1} ehanges in vacancies, and
(2} Inzses or removals from the housing
inveniory. Estimates for these two
catepories, together with the projec~
tions of honaeholde—that is, the stock
of occepied housing units—maks pos-
gible sn estimaie of units of new
housing eonstruetion. The prejections
discussed in  this part ars related
specifically to the “A™ household pro-
jections; in the supmery tabla on page
9, however, separate estimates of vaoan-
cles and losses ara shown for tha lower
and higher projections of households.

Yacancies

Although conveptually o vacant hous-
ing unif appears to be e Aimple stadistic,
the existence of pumerous fypes of
vacondtes and the paucity of historical
dats heve prevented the developmont of
& meaningful voeaney anslysis, A
breakdown of vacancies Into the various
types is available, however, from the

Is presopted oven frougl
a mpprrlmdic

I, Tlla plterontiva
» thy

n Bt.‘l.l'l:mt-
Jawet ol Che " Foer

1950 Housing Census, and in the eur-
rent gnarterly vacaney series published
by the Census in the current housing

reporta beginning in 1985, These data
are shown in table 8.

Typas of tecancies

The statistic which is the object of
the present inguiry is the gross vacency
rate, or the complement of the ratio of
occupied housing units to total housing
invaniory, Tliz rate rose from 7 per-
¢ent in 1950 to 8 percenk in 1955 and
continued upward, reaching 10 percent
about 1955, Since then the rate has
remsined ab this leve! with only minar
fluctuations.

Part of the inerease in total vacancies
singe 1950 hos been i “sensonal”
units—from & 2.5 percent rate o 2.9
percent in the second quarier of 1563,
Because these units copsist primarity of
vacabion homes and units oscupied
tamporarily by persons who maintain o
usual vesidence slsewhere, their rise
since 1950 wae very likely net a re-
fleetion of & weakening in tha housing
market bus, on the contrary, jusi the

h
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revesse, - While the tendency is:still not;
widespread, an increasing proportion
ol familiss- have purchosed vaeation
homes s their incomes have rizen.
Thisz =xtuation I8 avalogous to the
multiple ownership of aotomobiles,
which has hecome an important element
in the grewih of the car population.

Dilapadated—uniis have constituted
abouk 1 percent of total vaconcies. In
recent years they have shown a shg]:ut.
downward trend, but top much sig-
nificance should not be oitached to
theae minor changes. Kising mcomes
will tend to reduce the total of snch
units; (they may be déinolished, and
thus removed from the housing stock,
or they ¢an be Tebabilitated, and thus
taken out of the dilapidated category.

Among the nonssnsonal, nondilapi-
dated units are two cataporios which are
not directly available as part of the
housing supply: units which have al-
rendy bean rented or sold and are
ewsiting oecupancy, and onits held off
the market for other reasons. For the
two categories cornbined, vacancies this
FooI Wers soma 3 pereent, up somewhat
from the early 1850%. TUnder normal
supply-demand conditions, it geems
rensonnhle that this group should con-
stitute a fairly constant proportion of
the total housing inventory; the rise in
the ratio since tha early 1950°s probably
raflects the disoppearaoce of the very
tight housing morlcet since the eurly
tostwar perind.

The final category—*available” non-
seasonal, nondilapidated units—con-
gtitutes that portion of the vacancies
most closely related to housme demand.
The #acanicy rati for sUch nunits wod as
low as 1.6 percent of the stock in 1950,
when shortages were widespread; it
climbed to 2.3 percent by 1955, and
then continued upward untd about
1953, when it reached a 3.5 percent
rate. Since thot time, thers has not
been much change in this propertion.

Renial ond homeowoner vacancies
Vacant units available for rental heve

been two to four times higher than

ihose awvailable for sale throughout the

peniod of the owrrent vacenoy series, -

“When vacancies of each type are ralated
to their respective stocks, it appenrs
that the homeowner vacancy rate in
1960 was 1.6 percent and the rental

SURVEY OF CURRENT BUSINESS

vataney rate §.7 peicent.. Except for
the very early postwar:period, there

shiis alwayé been a substantial différence

in the rates. TFor the existing propec-
ties, this difference reflects more rapid
turngver for renters than for owaars,
Projeciion of vacancy rales

A senall rise in the vacancy propor-
tion has been projected over the next
saveral years from 2.4 percent in 1860"
to 9.8 parcent in 1970 and 10.2 percent
in 1980. In terms of units, vacancies
are projected to rise by 1.6 million in
the period 1965-75 as comparad with a
2.3 million: risa from ‘1850 to0 1960, The
prajacted total vacancy rete was-buili
up from the component parta just
discyssed.

{1} Sensonal unite are expected to
increase their proportion of the total
bousing inventory, extending the mod-
srate upward trend of the past decade.

{2} Dilnpidated units are expected to
represent o decliming share of - the
inventory as a result of disappeorances
and rahebilitation. _

{2) Nonsensonal netnvailable vmits
are assumed to ramaln a constant
proportion of the inventory.

{4) Nonseasonal available wacant
units ars expotted to represent &
dlightly rising share of the fotal steck,

The vacaney series indieste that pro-
jected vacaneies should be higher if the
proportion of rental units nereases.
The projection provides for little change
in the rentnl proportion of the housing
stock. Since 194¢ there has besn a

11, “Thia rata t rom the deceuninl Consas. It o & Itk

lwvor than the secomd quarter 1090 rabe shosn in tabis 7,
Trhbchs 1n the corrant quertarly s ies.
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strong rovement wowird. home owner-
ship—from’44: petrcent t0-62 percent in
1960, but'there is some evidence that
tha rate of incresse has besn tapering
recently. For the 1965-75 projections
the trend townrd bome ownership
sssocinted with rising income is expected
to be about offsst by incressed demand
for rental quarters by young adults and

elderly persons.

Losses

Units are ramoved from the housing
stock far a wariety of FaRsoms—ior

instabes, becansa of fire, fload, .and

other disnsters; road-building and other
programs of government autherities;
demolition to make way | fnr DaW Units;
and conversion to nonresidential Tise’

Removale from the housing stock are
aquivalent to the replacement market
for residentisl construction. Since they
are such an Important part of the
housing picture, attempts at mengure-
ment-have haen-made over o long period
of yews.'? Naevertheless, tha statistical
problems of obtaining & useful mansure-
ment of losses are great. The data
available before 1950 are not divectly
useful for projection purposes. In addi-
tion, the 1940-50 period was such an
abnormal ope for housing that the
experience of that decads may not be
divectly helpful in the present anslysis
of housing prospecs.
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Gross and net changes, 1950-59

The housing inventory surveys by the
Census Bureny, covering the inventories
as of April 1950 and the exd of 195G,
and 1959, providéd for the first time
& comprehensive and ~consistent set
of statistics on the compoments of
housmg mvenﬁm-:,v cbauga Fesults of
these ‘surveys are presented in table
8. The pross character of the gome
ponent changes in this tabla should be
kept in mind. - -

From April 1950 to December 1959
grogs ailditions o the housing inventory
3otaled 20 million vniés, of which soma
155 ﬂiﬂ]iﬂq_c_a'mé' frﬂm new ﬂanﬁ'uc-

T.nl:[e L hdd.tmm and Removols

from: Hmm’é Infmnrr aipril 1050 1o
Decemn b 1!
[Thoumda afunits] -
£ i |
April 196- nafqﬁ%_m Amllﬁ-
1004 ° Trecemiur 1050
FhirT)

Addlibons, odat . ___ 13,588 B, 87 19,
N&ww itro- 1050 4 M 18
CUVGEATAN, oy e s 1,874 D60 1,860
L AT L {48 356 1, 0
T 1" S—— HE BIL L5

Fenerals, bodal, 4, Ri h 7,064
Tommelitlon. . .au.. Lm b0 L pot
ﬂm Wl e 1 ﬁ % z,ﬁ
Sl Yoz ym o

Beurea: U.d. Dept. of Commeren, Dureng of (o Cimena.

tion. Tnite created by conversion—
lor example, from a single large unit
ta two or more smaller units—botaled
1,966,000; the zource of these additions
was the 962,000 conversions listed
under “Removals.” The opposite proc-
est—the merger of amaller units into
larger ones—brought about a gross
additicn of 1,065,000 units, from a con-
solidation of 2,060,000 units ahown as
merpess under vemovals., The “other
additions” catagery includes houzes
added by conversion from  nomresi-
dential use, miscellaneons additions,
pnd 500,000 units that were relocated.
These 500,000 units “added” through
relocadion are alse ivcluoded under
*ather removals.’”

Demoliticns, by government authori-
t1es and private builders, accounted for
almost 2 million out of some 7Y
million units femoved under thasa
definitions. The “other removal’” eate-

SURVEY OF CURRENT BUSINESS

gory, 2.6 million, includes among othar
things losses from accidents and disas-
terg; from condemnation; and from
change to nonresidential use.
Definition of lossas

Figures from table 9, taken in con-
junction with- the statistics on total
housing inventory at the beginwing of
the period, are used in this report to
celculete o net loss Taie. This rate,
times beginuing 1960 and 1970 housing
stock, yields an estimate of net losses
for the 1860-70 and 1970-80 periods,
respectively. Net losses are here de-
finied as the sum of demolitivns plus
“ather losses' minus *‘other additions,”

[t may be neted that conversions
and mergers have been smcluded rom
the sbove colculations. The sssump-
tion is made ip this report that the two
will - eomtinue to be offsetting in the
pericd shead, as they were during the
decads of the 1950%s. Although dats
on conversions aod mergers for earlier
periods are for from satisfactory, the
avaflable scraps of evidence sugpest
thet corversions to housing units ex-
ceeded mergers. During the war and
immedigte postwar years, the conver-
sion of large housing units inte apart-
ments was a eignificant positive in-
fluence upon the number of residential
units. It seems ressonable thot as the
number of larga howses—as well 2 large
famitivs—declined, apd the war and
immedinta postwar scarcity of houses
ended, the net addition of ugpits by
convarsion declined,

Projaction of losses
It did not sppear feasikle to make
projections of the separate components

Tahle 1t.=FRemovaly From Howing Inventory az Percent of Beginning of Petlod Invenlorr

Norembar 1903

of losses, although a feéw .quslitative
generslizations are possible relnting to
the changes to be expectad from the
decads of the 195¢'s. Accidental and
disaster losses, for example, would szem
to he & roughly constant percentage of
the housing anpply, to judee from data
on fire losses. Losses from road-building
snd slum clearance programs will up-
doubtedly rise but there are no firm
figures on urban renewsl and other
government programs which would
permik & celculation of such removals.
For the past several years there has

been a net losz of residential units {p

nonresidential usea—the. conversion of
s bhome to an office, for example—n
movement govarned by relative de-
mands for nonresidential as apainst

residential gpace. A Etrong long-term
growth.in commercial and service as- |

tivitias enppasts a continuanee of zuch
oo upward trend.  Finally, removals
by private buiders to make way for
new residential units are likely to con-

tloue to grow as houwsing demand rises -

z#nd the nurober of aged and detariorat-
ing unita inerebsss.

It was decided to use sn oversll net
loss rats based on Tacent experience—
specifically, the 1357-50 rate of 8%
percent. Sorme consideration was given

%0 using the rate npplicabls &0 the sntire -

decede of the 1950z, but the existence
within the perind of clearcut differences
that appear cxplainable suggested the
use of & figure {rom the later period.
In table 10 the actual losees as de-

-

fined here, for esch peried, 1050-58

and 1967-59, bave heen shown as 10-
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year rotes and then expressed as per-
centopes of the housing inventory at
the beginning of the respective periods.
Removals rose from 3.2 to 12.1 pareent;
sfter subiraction of “other’" additions,

the net loss shows arma[mm&ﬂtoﬂi-:

percent. Simidar ecaleulations yield a
.7 pertent rate for the entire decade.”
The axperience of the last few years
of the 1950's geems o be more nppli-
cabla than the entive decade to the
period ‘abesd because of the existence
of housing shortages in the first. part of
the 1050%. . .

. Thera was 2 possibility. tha.t. losses
from 1057 through 1980 were ynusu-
-ally large because they had bean nnduly
tow in the previous 6% years a3 & result
of ihe honsing shortages. It appears,
however, that while incresses in the
loss rate were general thronghont the
country, the most pronsuneed inereases
in this rate ccewred outside of matro-
politan areas, especially in ths less
urbanized parte of tha South and West.
This development appears to be relsted
in part to the shift of population cut
of rural areas and the abandonment of
old houses in such places.

Ii. A slplitly lovrer loeo rabo hrthadhmi: 10605 [ ob-
tofiwod 5L & d comparkoa s
deconninl Coenuses, rather b mn‘n:ln{‘uh abw of the 1658
National Heusng Invontar d-h done Bery oqed bn
tibloa Pomd M, The 3.1 mOling ieay for fhe decne s Ahown
in kalde 21 peduced o meﬂlhnwtmalurmllw campE-
bition, The nrdesttiom o belmlunltm Lhrew 3O0paTaty
mrwwi:mnﬁdmdmm rler pechad hosewm
ely vamAtriaeted unlts may “Enpp-lur TIF :;!ukk.]r
ared l.husbemhnadiua.mmmrhunmm § & fall
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An BY percent net loss rate, spplied
to the inventory of occupied and vacant
housiog units at the beginning of 1960,
vialds net losses of 5 million units for

the 1960-70 period, and by & similss

SOURCES OF NEW HOUSING DEMAND
Frojaction

1965 753
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procedure, a total of 6 million losses
for the period 1970-80."*

Popudation shifts ond housing de=
mand

g -Géographical shifts in the popula-

tion may lead to » maldistribution be-
twesn the location of honang and the
demsnd for housing secommodations.
Specifically, aress which experience a
substantial decline in population may
bave & large number of housing onits
which ara not a part of the effective

supply. Poorly located bouwsing may

500w up 25 vacancies; or they may
disappear completely from the housing
inventory, and thus msay be recorded

‘under mmuvals in the context of thls

analysis. Because the effects of auch
geographicn! shifts have been sub-
sumed in the framework of thiz art-
tle the only qnestion is whether proper
guantitative allowance for them has
baen made. In effect the analygie im-
plicitly assumes that the historical trend
in population shifts will eontinne. An
additiona} net inerease in housing will
be required only if there i= an aecelarn-
tion in the popolation shifts.
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